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SUBJECT: General Plan Amendment #19-01 and Vacation #18-01, initiated by the City of 

Merced.  This application involves the review and recommendation to the City 
Council for a request to modify the City of Merced Circulation Plan (Figures 4.1 and 
4.2) and all associated maps and descriptions throughout the General Plan, to vacate 
excess right-of-way and easements along Mission Avenue, between Coffee Street 
and State Highway 99. *PUBLIC HEARING* 

 
 
ACTION: PLANNING COMMISSION: 

Recommendation to City Council 
1) Environmental Review #19-07 (Categorical Exemption) 
2) General Plan Amendment #19-01 

 Finding:  
Approve/Disapprove/Modify 

1) The proposed Vacation #18-01 is consistent with the General 
Plan.  

CITY COUNCIL: 
Approve/Disapprove/Modify 

 1) Environmental Review #19-07 (Categorical Exemption) 
 2) General Plan Amendment #19-01 
 
SUMMARY 
The City of Merced initiated this request for a General Plan Amendment (GPA #19-01) after 
receiving a request from Shemoil Moradzadeh to vacate Mission Avenue, west of Coffee Street 
(Vacation #18-01). The General Plan Amendment involves the Planning Commission making 
a recommendation to the City Council regarding this request to modify the City of Merced 
Circulation Plan (Figures 4.1 and 4.2 – see Attachments D and E) and all associated maps and 
descriptions throughout the General Plan, to vacate excess right-of-way and easements along 
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Mission Avenue, between Coffee Street and State Highway 99.  The Street Vacation would 
require the Planning Commission to adopt a Finding determining whether the Vacation is 
consistent with the General Plan, contingent upon the General Plan Amendment being approved 
by the City Council. The General Plan Amendment and Street Vacation would subsequently go 
before the City Council for action. If this request is approved by the City Council, the northern 
portion of Mission Avenue would be transferred to the parcel to the north (to be used for 
commercial development), and the southern portion of Mission Avenue would most likely be 
transferred to either Caltrans or Merced County.  
 
RECOMMENDATION 
Planning staff recommends that the Planning Commission recommend to the City Council 
approval of Environmental Review #19-07 (Categorical Exemption) and General Plan 
Amendment #19-01 (including the adoption of the Resolution at Attachment H), as proposed 
in Findings A through D below, contingent on the acceptance of the Title Report by the City 
Attorney.  
In addition, Planning staff recommends that the Planning Commission adopt a Finding showing 
that the proposed Vacation is consistent with the General Plan, contingent on the General Plan 
Amendment (#19-01) being approved by the City Council and acceptance of the Title Report 
by the City Attorney.  
 
BACKGROUND AND DISCUSSION 
. 

Mission Avenue is a 6-mile stretch of road on the southernmost boundary of the City limits that 
goes between City and County jurisdictions, and in certain areas, is solely located within County 
jurisdiction (Attachment D). Mission Avenue is oriented to facilitate traffic traveling east and 
west, from S. Tower Road to S. West Avenue. Mission Avenue traffic flow was disrupted 
around 2011, when Caltrans completed the Mission Avenue/Campus Parkway interchange. 
This new interchange prevented traffic on Mission Avenue from traveling directly across 
Highway 99.  
 
The portion of Mission Avenue that the City is proposing to vacate (described at Attachment B 
and shown at Attachment C) was highly impacted by the realignment of Highway 99, and the 
creation of the Mission Avenue/Campus Parkway interchange. The subject site is a mostly 
undeveloped 400-foot portion of Mission Avenue with limited public improvements that spans 
between S. Coffee Street and Highway 99. If this portion of Mission Avenue were to be 
constructed, it would come to a terminus along the N. Highway 99 off-ramp. This portion of 
Mission Avenue can no longer facilitate traffic over Highway 99 like originally intended.  
Instead, drivers wanting to travel over Highway 99 can use the nearby Campus 
Parkway/Mission Avenue overpass (shown at Attachment A) to drive to the other side of 
Mission Avenue.  City staff, including the Engineering Department, have reviewed this request 
and have concluded that this portion of Mission Avenue is no longer needed to help facilitate 
traffic or significantly improve the Level of Service/Vehicle Miles Traveled in this area when 
the surrounding parcels are eventually fully developed with commercial projects. Vacating the 
subject site would give the City the added fiscal benefit of having less roads to maintain.  
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Vacating the Southern Portion of Mission Avenue 
. 

If the street vacation is to be approved, the southern portion of Mission Avenue would most 
likely be transferred to Merced County or Caltrans. The property to the south belongs to Merced 
County and is located within their jurisdiction. Merced County uses this property as a storm 
drain basin, much of which is intended to serve the future Gateway Merced Shopping Center. 
This storm drain basin would remain accessible from S. Alfalfa Road, thus not needing access 
from the subject site, i.e., Mission Avenue.  
 
Vacating the Northern Portion of Mission Avenue 
. 

If the street vacation is to be approved by the City Council, the northern portion of Mission 
Avenue would be transferred to the parcel to the north. The property owner of this site is 
Shemoil Moradzadeh and he intends to use his adjacent 7.5-acre site to develop a commercial 
center. Mr. Moradzadeh is currently in the process of submitting plans for his commercial 
center. Attachment F shows Mr. Moradzadeh’s draft proposal which includes a 5-story hotel 
(with 134 rooms) directly adjacent to the vacation site. The commercial center would also 
include 3 fast food restaurants, 2 sit-down restaurants, and one gas station at the corner of 
Campus Parkway and S. Coffee Street. The commercial center would have 3 driveways from 
S. Coffee Street, including one from the vacation site. The applicant would like to utilize the 
vacated portion of Mission Avenue to provide more parking for his commercial center. Mr. 
Moradzadeh believes that the added parking stalls can be of significant value to his development 
given that the hotel is expected to have grand ball rooms for parking intensive events such as 
conferences, weddings, quinceaneras, family reunions, and other functions.  
 
Mr. Moradzadeh’s proposal would be consistent with the site’s Zoning Classification and 
General Plan designation, which is Thoroughfare Commercial (CT). The CT designation allows 
uses that are commonly seen along highways. Because of the development’s consistency with 
land use, it is likely that this proposal can go before the City’s Site Plan Review Committee for 
review. However, before submitting plans, Mr. Moradzadeh and his architect would like to 
know if they can include the vacation area on their site plan for official consideration. The 
developer would like to begin this project as soon as possible. Certain other elements of Mr. 
Moradzadeh’s commercial center might be brought to the Planning Commission in the future 
for special land use approvals, such as alcohol sales for off-site consumption and a large 
freeway freestanding sign.  
 
Amendments to the Merced Vision 2030 General Plan 
. 

A) The proposed General Plan Amendment would modify Merced Vision 2030 General 
Plan Figure 4.1 (“City of Merced Circulation Plan”) and Figure 4.2 (“Major Regional 
Routes), as shown at Attachments D and E. These figures would be amended to 
eliminate the portion of Mission Avenue, between S. Coffee Street and State Highway 
99.  
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Vacation  
. 

B)  If the General Plan Amendment (#19-01) is approved, the proposed Abandonment 
would be consistent with the General Plan.  Planning staff recommends the Planning 
Commission adopt a Finding showing that the proposed Vacation would be consistent 
with the General Plan, contingent on the General Plan Amendment being approved.    
 

Title Report 

C) It is unclear as to whether Merced County or Caltrans would be the property owner who 
would receive the southern portion of Mission Avenue if abandoned. The City 
Attorney’s Office has ordered a Title Report. The City Attorney has recommended that 
the Planning Commission’s action on these items be contingent on the City Attorney’s 
acceptance of the Title Report. The items will also not move forward to the City Council 
without the Title Report being accepted.  

Environmental Clearance 

D) Planning staff conducted an environmental review  of the project in accordance with the 
requirements of the California Environmental Quality Act (CEQA), and a Categorical 
Exemption is being recommended (Attachment G).   

 
Attachments: 

A) Location Map 
B) Legal Description 
C) Vacation Map 
D) City of Merced Circulation Plan (Figure 4.1) 
E) City of Merced Major Regional Route (Figure 4.2) 
F) Proposed Adjacent Development 
G) Categorical Exemption  
H) Draft Planning Commission Resolution 
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Merced Vision 2030 General Plan
Chapter 4--Transportation and Circulation
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CITY OF MERCED CIRCULATION PLAN Figure 4.1

X

ATTACHMENT D



Figure 
4.2 

MAJOR REGIONAL ROUTES 

x

ATTACHMENT E



HIGHWAY  99

OFF-RAMP

C
A

M
PU

S
PA

R
K

W
A

Y

CAMPUS
PROPOSED COMMERICAL DEVELOPMENT FOR:

PARKWAY  PLAZA MISSION AVENUE AND COFFEE STREET
MERCED, CALIFORNIA

O
f

Sh
ee

ts

M
ER

C
ED

, C
AL

IF
O

R
N

IA

17
10

21

C
AM

PU
S 

PA
R

KW
AY

Pr
oj

ec
t N

um
be

r:

Pl
ot

 D
at

e:

Sh
ee

t N
um

be
r:

Pr
oj

ec
t N

am
e:

R
ef

er
en

ce
 N

or
th

: Sc
al

e:

D
at

e:

BA
C

K 
C

H
EC

K

C
O

N
ST

R
U

C
TI

O
N

AS
 B

U
IL

T

PE
R

M
IT

S

Is
su

an
ce

s:

D
ES

IG
N

 R
EV

IE
W

PL
AN

 C
H

EC
K

Pr
oj

ec
t A

rc
hi

te
ct

:

D
at

e
R

ev
is

io
ns

 T 
   

H
   

 E
  

V
IN

C
EN

T
CO

M
PA

NY

Ph
on

e:
  5

59
.2

25
.2

60
2

Fr
es

no
, C

ali
fo

rn
ia 

93
71

1
15

00
 W

es
t S

ha
w,

 S
te.

 30
4

SI
TE

 P
LA

N
10

.1
7.

18

PP
2

M
IS

SI
O

N
A

V
EN

U
E

FAST FOOD
PAD 'B'

FU
TU

R
E

24
 H

O
U

R
FO

O
D

 M
A

R
T

FUTURE
SANDWICH
SHOP

13
4 

R
O

O
M

5-
ST

O
R

Y
 H

O
TE

L

FAST FOOD
PAD 'C'

FAST FOOD
PAD 'A'

R
ES

TU
R

A
N

T
PA

D
 'D

'

R
ES

TU
R

A
N

T
PA

D
 'E

'

S. COFFEE  STREET

K
EY

N
O

TE
S

ATTACHMENT F



ATTACHMENT G



CITY OF MERCED 
Planning Commission 

Resolution #_______ 

WHEREAS, the Merced City Planning Commission at its regular meeting of 
April 3, 2019, held a public hearing and considered General Plan 
Amendment #19-01, initiated by the City of Merced.  This application 
involves the review and recommendation to the City Council for a request to 
modify the City of Merced Circulation Plan (Figures 4.1 and 4.2) and all 
associated maps and descriptions throughout the General Plan, to vacate 
excess right-of-way and easements along Mission Avenue, between Coffee 
Street and State Highway 99; and, 

WHEREAS, the Merced City Planning Commission concurs with Findings 
A through D of Staff Report #19-09; and,   

NOW THEREFORE, after reviewing the City’s Draft Environmental 
Determination, and discussing all the issues, the Merced City Planning 
Commission does resolve to hereby recommend to City Council adoption of 
a Categorical Exemption regarding Environmental Review #19-07, and 
approval of General Plan Amendment #19-01. 

Upon motion by Commissioner _________________, seconded by 

Commissioner ____________________, and carried by the following vote: 

AYES: Commissioner(s) 

NOES: Commissioner(s) 

ABSENT: Commissioner(s) 
ABSTAIN:  Commissioner(s) 

ATTACHMENT H
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Adopted this 3rd day of April 2019 

______________________________ 
Chairperson, Planning Commission of 
the City of Merced, California 

ATTEST: 

_______________________________ 
   Secretary 

n:shared:planning:PC Resolutions:GPA#19-01 
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